BOSTON 

PUBLIC 

LIBRARY 


PROPERTY  OF  BRA  LIBRARY 

CITY  PIAJ'FING  BOARD 
Boston,  Massachusetts 


Thomas  P.  McDonough,  Chairman 
Joseph  A.  Mitchell,  Vice  Chairman 


H.  Da  land  Chandler 
SaF.uel  G.  Fish 
Elisabeth  M.  Herlihy 


Edward  C.  Keane 
George  P.  Cakes 
Mrs.  Louise  Raia 


Timothy  J.  Regan,  Jr. 


Thomas  E.  I'cCormick,  Director  of  Planning 
Mary  T.  Downey,  Secretary 


Technical  staff  assigned  to  project 

S.  F.  Hodrres,  Senior  Planner 
Lloyd  E.  Sinclair,  Planning  Assistant 
John  J.  Coughlin,  Jr.,  Senior  Engineering  Aide  (Draftsman) 
Elliot  Hansen,  Senior  Engineering  Aide  (Draftsman) 


A  CKNOWLEDGEJffi  NT  S 

The  inventory,  for  which  the  accompanying  data  and  exhibits 
provide  a  brief  sum-mary,  was  undertaken  as  an  indispensible  step  in  the 
course  of  studies  designed  to  serve,  in  part,  in  the  eventual  re-zoning 
of  the  City  of  Boston.  This  inventory  (especially  in  so  far  as  it  ap- 
plied to  office  buildings)  could  not  have  been  carried  to  completion 
without  the  assistance  of  the  following:  the  Building  Owners  and  Man- 
agers Association  of  the  Boston  Real  Estate  Board,  and  many  of  their 
member  firms;  several  scores  of  building  managers  and  superintendents; 
the  (U.S.)  General  Services  Administration;  and  the  (Mass.)  Superinten- 
dent of  Buildings.  Their  generous  cooperation  is,  accordingly,  here- 
with acknowledged  with  appreciation. 

T.E.M. 


03^   ^ 


coi:t2I!ts 


Pa.-Q 

4  Sur.Ti;:ary   of  Findings 

7  Chart    I.      Distribution  of   Gross   Acconrnodf-tions    in  Boston's 

Downtown-Back  Bay  Business   District,    By 
class   of   construction   -  For  five   use    types 
and   vacant   space  :    Irp^v ,    1^52 

8  Table    la.    Distribution  of   Gross   Accommodations    and 

Number   of  Establishments,    By   type    of  use 
and   by  class    of   construction   -  For   the  Sur- 
vey Area:    Spring,    1953 

10  Table    lb.    Gross   Accommodation  for   the   Average  Establish- 

ment,   By   type    of   use    and    by  class   of   con- 
struction  -  For    the    Survey  Area:    Spring,    1953 

Insert  I'ap  A,  Boston's   Downtovm-Bacl:  Bay  Business   District, 

Showing    the  Survey  Area   end    its   component 
Functional  Areas:    "  <:-r1--'  ,    ]955 

12  Table   2a.   Distribution   of   Gross   Accommodations,    By   type 

of   use,    by  sub-'"  istrict,    and  by  functional 
area:    Spring,    1955 

13  Chart    II.    Conposition   cf  Functional  Areas    in  Boston's 

Dovmtown-Bacl:  Bay  Business  District,    aid 
Their   Relative    Importance:    Spring,    1953 

14  Table   2b.    Composition  of  functional  Areas    and  Sub-dis- 

tricts   -   Percent  distribution  cf   gross    ac- 
commodations,   by    area:    Spring,    1953 

15  Table   2c.    Area  Distribution   of  Gross   Accor.modations    - 

Percent   distribution,    by   type    of  use: 
Spring,    1953 

16  Table   3.      Selected  Functional  Area  Characteristics    - 

Net   and   gross   built-up   areas    and    structural 
densities,    and  gross    accoramodaticns,    by 
type    cf   functional  area   and    by  sub-district: 
Spring,    1953 

18  Table   4a.    Summary  for   the   Office   Areas    -  Net   and    gross 

built-up   areas    ond  densities,    and   ^ross 
accommod'?.tions   by   type   of   use:    Spring,    1953 

19  Chart  III,     Composition  of  Retc.il  Areas    in  Boston's   Down- 

town-Back  Bay  Business   District,    and  Their 
Relative    Importance:    Spring,    1953 

20  Table   4b,    Sumxiary  for   the  Retail  Arer.s    -  Net    r.nd   gross 

built-up   areas   ciV^   densities,    and  ^ross    ac- 
conr:odations   by   t^'pe    '.f  use:    Spring,    1953 

21  General  Notes    on  "ethods    and   Terns 


3U!  i.'iiHY  oy-  ?rDi.]  CS-. 

A,   Volume,  Use,  and  General  Quality  of  Accommodations 

1,  !3;:clu''J in^  residential  accommodations  and  all  basement 
space,  inventoried  building  accommodations  within  the  Survey  Area 
(see  Kap  A)  add  up  to  a  total  of  53  million  sq  ft  cf  floor  s^j&ce 
^ross,  V/ith  5  percent  of  this  found  to  be  vacant  at  the  time  of 
the  inventory,  occupied  accommodations  total  just  over  50  million 
sq  ft  gross, 

2.  Purposes  for  which  these  occu  -ied  accommodations  were 
being  used  can  be  summarized  as  follows:  (a)  Office  space  accounts 
for  40  percent  of  the  total,  with  the  remainder  beinj^  equally 
divided,  for  practical  purposes,  between  tv/o  ^rcups  -  (b)  retail 
trade  and  consumer  services,  and  (c)  wholesale  trade  and  ranu- 
facturing.  Uore   specifically  - 

a.  Banking,  insurance,  c~ii'^   3overnm3nt  account  for 
over  40  percent  of  the  20  nillicn  jrcss  sq  ft  rf   office  space; 

b.  Accorn::o'icticns  cccupie'l  by  retail  trade  and  con- 
sumer service  estcblis!ar^ents  total  14  million  sq  ft  ^ross,  nearly 
one-hrlf  of  this  bein.^  accounted  for  by  the  three  most  important 
types  of  establishments  included  -  'jepartr.;ent  stores,  apparel 
shops,  and  ".lotels;  and 

c.  Space  ^iven  over  to  \7hol3sale  trade  and  manufac- 
turing likewise  co'.-.os  to  a  total  14  million  sq  ft  ^ross,  with  each 
of  these  two  ^r'. ups  bein^  m.ore  or  less  equally  represented. 


3.   Quality  of  the  total  plant  is  sug3ested  in  a  general  v/ay 
by  the  fact  that  only  30  m.illion  (or  60  percent)  of  the "50  million 
ross  sq  ft  of  occupied  accommodations  are  in  fireproof  structures 
as  designated  in  the  Sanborn  Atlas )«   Ilore  significantly,  however, 
it  is  to  be  seen  (Chart  Ij  ^.at   the   ratio  varies  widely  from  one 
type  of  ace.  r:modation  to  another; 
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At   one    extrem.e,    05  percent   of    the    occupied   ofx'ice 
space    is    in  fireproof   structures;    and   for   consumer   service   estab- 
lishments   (hotels,    theatres,    and   gara_,es,    for  the    most  part),    the 
ratio    iS    72   percent.      On    the   other  hand,    fireproof   accommodations 
account  for    little  more    than   one-third   of    the    space  used   for 
manufacturing    (37  percent)    and    retail   trade    (35  percent);    and 
for  wholesale   tra':e    and   storage  v/arehouses,    the   ratio   is   only  21 
percent, 

4.      Vacant   space,    as   previously  iic'ced,    represents   5   percent 
of   the    non-residential   accommodations    inventoried,    or  2,7  million 
sq  ft   gross.      The   vacancy  ratio  varies    significantly,   hov/ever, 
by  type    of  acccmmodation: 

a.  The   vacant   office   space    total   of  700,000   sq  ft 
represents    only  3   percent    of    tlie   accommodations   of   this    type, 
whereas    the  ratio  for   the   remainder   is    over   6   percent;    and 

b.  Less    than  2   percent   of   the    accommodationr^  in  fire- 
proof  structures   were   found    to  be   vacant,    versus    a  ratio   of   10  per- 
cent for   accomm.odations    in   structures   which  are   not  fireproof. 


B.   Location  and  Dennlty  of  Ace onriicirt ions 

1,  Types  of  functional  areas 

Inventory  results  establish  the  fact  that  74  percent 
of  the  234  acres  of  net  "oniD.t-up  area  within  the  Survey  Area  is 
accounted  for  by  blocks  where  one  or  another  of  the  following  four 
types  of  space-use  predominrtes  -  office  space,  retail  trade  and 
consumer  services,  manuf actur inj,  and  wholesale  trade: 

a.  The  "office"  blocks  account  for  29  percent; 

b.  The  "retail"  blocks  account  for  29  percent;  and 

c.  The  blocks  where  either  wholesale  trade  or  nanu- 
facturin-2  is  the  pre-Jominent  use  account  for  16  percent  of  the 
total. 

It  is  furthermore  to  be  noted  (see  liap  A)  that  the 
location  of  these  ''cffice"  blocks,  "retail"  blocks,  etc,  is  such 
that,  as  a  general  rule,  t'le:/  form  Ir.rge  conti;3U'';us  areas. 

Because  of  this  significant  grouping  of  related  uses 
into  distinct  geographic  areas,  th.e  following  treatnent  of  the 
location  of  accoi.racdations  within  the  Survey  Area  is  e^cpressed,  for 
the  most  part,  in  terms  of  the  "functional  areas''  where  one  or 
another  of  these  four  types  of  use  is  predominant,  "/hen  appro- 
priate, corresponding  treatr^ent  will  be  given  at  the  same  time  to 
the  "mixed"  blocks,  which  account  for  the  remaining  26  percent  of 
the  net  built-up  area,  and  where  no  one  type  of  use  predominr tes, 

2.  Selected  functional  area  characteristics 

a.   J'ost  distinguishing  feature  in  each  case  is  the 
relative  importance  of  the  predominant  use,  varying  as  it  does 
from  one  type  of  area  to  another  (see  Chart  II): 

i.   Highest  ratio  of  predominance  is  that 
for  the  three  Office  Areas,  where  office  space  accounts  for  an 
average  79  percent  of  all  accormodations,  with  little  variation 
between  them; 

ii.   Of  all  accommodations  in  the  four  Retail 
Areas,  space  used  by  retail  trade  rnd  consumer  service  establish- 
ments accounts  for  68  percent  of  the  total,  although  the  comrosi- 
tion  of  each  represents  a  distinct  deoarture  from  this  average 
(see  Chart  III); 

iii.   Correspono  ing  ratios  for  the  two  Llanu- 
facturing  Areas  (65  percent)  and  the  two  Vr-olesale  Areas  (61 
percent)  are  still  lower;  and 

iv.   In  the  "nixed"  blocks,  taken  together, 
no  one  type  of  v^se  accounts  for  c;s  iiuch  as  one-fourth  of  the 
total* 
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2.-   Selected  functional  area  characteristics  (cont'd): 

b.   To  a  degree,  functional  areas  may  be  distinguished 
from  each  other  in  terms  of  average  structural  density  as  well  (for 
definitions,  see  Table  3),  even  though  density  varies  from  block 
to  block  within  each  area,  sometimes  significantly: 

i.   The  "net  building  bulk  density"  for  the 
Survey  Area  as  a  whole  may  be  represented  as  an  average  of  5.3 
gross  sq  ft  of  accommodations  (excluding  basem.ents)  for  every  sq  ft 
of  lot  area. 

ii*  Higher-than-average  densities  are  to  be 
found  for  the  most  part  in  the  Office  Areas,  for  which  the  corres- 
ponding ratio  is  6.2.   For  the  Downtown  Office  Area  I,  in  fact,  the 
average  is  as  high  as  8.0,  and  for  eight  of  the  forty-five  downtov;n 
"office"  blocks,  the  ratio  exceeds  10,0,   In  only  ten  cases  does 
a  downtown  "office"  block  have  a  net  density  of  less  than  5.5,  and 
one  of  these  is  the  block  including  the  State  House,  an  exceptional 
case  in  more  than  one  respect. 

iii.   For  the  remainder  of  the  Survey  Area,  the 
picture  is  reversed:   it  is  the  exceptional  "retail"  block,  or 
"manufacturing"  block,  or  "mixed"  block  which  has  a  structural  den- 
sity of  as  much  as  6.2,   For  a  majority  of  the  blocks  falling  out- 
side the  Office  Areas,  the  ratio  is  between  4.0  and  5.5. 

c«   The  actual  distribution  of  accommodations  into 
functional  areas  is  a  direct  reflection  of  the  foregoing  relation- 
ships : 

i.   vith  18,4  million  sq  ft  of  accommodations, 
or  34  percent  of  the  total  plant,  the  Office  Areas  account  for  a 
higher  proportion  of  accom.modations  than  land  area.  And  nearly 
three-fourths  of  all  the  office  space  in  the  Survey  Area  is  located 
in  the  68  acres  (net)  taken  up  by  these  three  Office  Areas. 

iii   Covering  67  acres  (net),  the  four  Retail 
Areas  are  nearly  as  extensive  as  the  Office  Areas.   But  Vi/ith  sig- 
nificantly lower  structural  densities  as  a  rule,  the  Retail  Areas 
account  for  only  28  percent  of  all  inventoried  space,  or  15.1 
mJllion  gross  sq  ft.   Included  in  the  total  for  Retail  Areas, 
nevertheless,  is  72  percent  of  all  space  used  within  the  Survey 
Area  by  retail  trade  and  consum.er  service  establishments. 

iii.   By  contrast,  the  Iholesale  Areas  and  r.ianu- 
facturing  Areas  are  not  only  much  les?  extensive,  but  are  of  less 
significance  to  the  predominant  uses  concerned:  Taken  together, 
'.:hey  cover  only  38  acres  net,  and  account  for  only  47  percent  of 
->'.'!   inventoried  accommodations  used  by  manufacturing  and  whole- 
sale trade  establishments. 

iv.  With  the  lowest  average  structural  den- 
sities, the  "m.ixed"  blocks  account  for  only  23  percent  of  all  in- 

"^toried  accomm.odations,  even  though  their  combined  area  of  61 
cicrc3  (net)  amounts  to  r-ore  than  one-fourth  of  the  Survey  Area.    » 


Chart  I.  DISTRIBUTION  of  GROSS  ACCOMMODATIONS 
in  BOSTON'S  DOWNTOWN- BACK  BAY  BUSINESS  DIS- 
TRICT (I)    By   Class  of  Construction         Spring,    1953 

FOR    FIVE    PRINCIPAL     USE     TYPES     AND    VACANT    SPACE 


In  2nd   Class  Structures 
5 


Millions  of  Square    Feet 

In  First  Class    Structures 


OFFICE    SPACE 


CONSUMER    SERVICES 


MANUFACTURING 


RETAIL    TRADE 


WHOLESALE /STORAGE 


VACANT     SPACE 


I.  See   Map  A 
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Table  la.  DISTRIBUTIOK  of  GROSS  ACC0r¥0DATI0NS  (occupied  and  vacant) 
and  NmiBER  of  ESTABLISHMENTS,  By  type  of  use  and  by 
class  of  construction  -  For  the  Survey  Area  (1): 
Spring,  1953 

Occupancy,  by  class  of  construction  (2) 

Use  Type       All  Structures     First  Class      Second  Class 

#  of    Gross   #  of      Gross   #  of      Gross 
estab  acconi(4)  estab(3)  accom(4)  estab(3)  accom(4) 


Total  Accom. 

64,200 

30,800 

23,400 

Residential 

900 

100 

800 

Total  Non-Res. 

53,300 

30,700 

22,600 

Vacant (5) 

2,700 

500 

2,200 

Total   Occupied 

13,150 

50,600 

(7,700) 

30,200 

(5,450) 

20,400 

OFFICE  SPACE 

7,510 

20,000 

5,870 

17,100 

1,640 

2,900 

Banking 
Insurance 
Government  (6) 
Other 

70 
280 

7,160 

1,400 

3,600 

3.300 

11,700 

50 
220 

5,600 

1,300 
3,200 
3,100 
9,500 

20 
60 

1,560 

100 

400 

200 

2,200 

RSl^AIL  TRADE 

1,990 

8,200 

(600) 

2,900 

(1,390) 

5,300 

Gen.   Merch, 
Apparel 
li'umlture 
Restaurant,  etc. 
Other 

13 
500 
170 

450 
860 

2,000 
2,500 
1,200 
1,100 
1,400 

(5) 
(170) 
(30) 
90 
310 

900 
1,000 
400 
200 
400 

(8) 

(330) 

(140) 

360 

550 

1,100 

1,50C 

800 

900 

1,000 

CONSUMER   SERV. 

1,130 

6,100 

(460) 

4,400 

(670) 

1,700 

Hotels 
Amusements 
Garages 
Other 

18 

50 

13 

1,050 

2,400 
1,400 
1,000 
1,300 

(11) 
(20) 

12 
420 

2,100 

1,000 

1,000 

300 

(7) 
(30) 

1 
630 

300 

400 

Neg 

1,000 

WHOLESALE  TRADE 

1,210 

6,100 

320 

1,200 

890 

4,900 

WAREHOUSE  STOR. 

28 

700 

(3) 

200 

(25) 

500 

MANUFACTURING 

1,190 

7,100 

400 

2,600 

790 

4,500 

PUBLIC  UTIL. 

16 

800 

13 

700 

3 

100 

INSTITUTIONAL 

80 

1,600 

30 

1,100 

50 

500 

1.  For  footnotes,  see  over. 


■  i }.::.  >yi: 


e^'n^'.-^v'- 


::cT 


,.j;f*i    ^  ?; 


,1  /'■''i-l' 


Table  la.  Footnotes: 


1.  For  the  extent  of  the  area,  see  Map  A.  This 

area  is  taken  to  include  all  of  the  signifi- 
cant, contiguous,  predominantly  non-residential 
blocks  of  the  Downtown-Back  Bay  business  and 
industrial  district,  with  the  principal  excep- 
tion of  the  following:  (a)  the  wharves  (with 
2,700,000  sq  ft  of  accommodations  -  60^  of 
this  second  class  construction,  60^  given  over 
to  storage);  and  (b)  North  and  South  Stations 
and  affiliated  facilities  (including  nearly 
600,000  sq  ft  of  office  space).  Note,  further- 
more, that  all  land  so  far  taken  for  the  Central 
Artery  also  falls  outside  the  Survey  Area. 

2.  '^Pirst  class"  accommodations  occupy  buildings 

designated  in  the  Sanborn  Atlas  as  having 
"fire-proof  construction."  All  other  surveyed 
structures  are  included  as  "second  class." 

3.  Actual  counts  as  rounded  to  the  nearest  ten. 

Counts  in  parentheses  include  establishments 
occupying  both  types  of  structures.  Note  also 
that  no  establishment  counts  are  included 
for  £:overninent  office  space.   (See  Note  6, 
below. ) 

4.  In  thousands  of  sq  ft.  All  totals  exclude  base- 

ment space,  and  are  rounded  to  the  nearest 
100,000  sq  ft.  For  the  definition  of  "gross 
accommodations,"  see  the  General  Notes  fol- 
lowing Table  4b. 

5.  Located  vacancy  falls  into  three  main  categories 

as  follows:  700,000  sq  ft  of  office  space 
(about  one-half  in  first  class  structures ); 
200,000  sq  ft  of  ground  floor  shop  space  (all 
but  a  fraction  of  it  in  second  class  structures); 
and  1,800,000  sq  ft  of  loft  space  (all  but 
140,000  sq  ft  in  second'  class  structures)^. 

'^ '      Government  office  space  within  the  Survey  Area 
is  approximated  as  follows  for  the  four 
principal  categories:  Federal:  1,300,000 
sq  ft  (with  an  additional  200,000  sq  ft  in 
the  U.  S.  Appraisers  Stores  and  North  Station 
office  buildings);  State:  1,100,000  sq  ft 
(including  MDC  and  MfATT  County:  600,000 
sq  ft;  and  City:  300,000  sq  ft.  Establish- 
ment counts  for  government  office  space  are 
not  always  practicable,  and  have  therefore 
been  omitted  entirely. 
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Table   lb.      GROSS  ACCOMTODaTION   for   the  AVERAGE  ESTABLISHirNT    <1), 
By  type    of  use  and  by  class    of  construction   - 
For  the    Survey  Area:    Spring,    1953 

Averages,   by  clgss    of   construction 

Use   Type  All  Structures  First    Class  Second  Class 

t,    of        Gross  #   of  Gross  #   of  Gross 

estab  accom  per    estab(2)  accan  per    estab(2)  acccanper 


estab(3 ) 

estab(3 ) 

estab(3) 

tal  occupied (1)    : 

L3,144 

3.3 

(7,692) 

3,1 

(5,452) 

3.6 

OFFICE  SPACE(l) 

7,500 

1,9 

5,865 

1,9 

1,635 

1.7 

Banking 
Insurance  (1) 
Other(l) 

68 

277 

7,155 

20,0 
7.6 
1,5 

51 

217 

5,597 

25,0 
7.9 
1,5 

17 

60 

1,558 

6,0 
6,5 
1,4 

RETAIL  TRADE  (1) 

1,994 

3.4 

(600) 

3,2 

(1,394) 

3.5 

Gen.  Merch,  (1) 
Apparel(l) 
Furniture,  etc. 
Restaurant,  etc. 
Other 

12 
495 
173 
452 
864 

72.0 
4,1 
7,1 
2.6 
1.7 

4 
(165) 
(28) 
91 
312 

60,0 
(3,7) 
(13,6) 

2.6 
1.5 

8 
(328) 
(145) 
361 

552 

78,0 

(4.3) 

(5.9) 

2,6 
1,8 

CONSUMER   SERV. 

1,136 

5.4 

(465) 

9,5 

(671) 

2.5 

Hotels 
Amusements 
Garages 
Other 

18 

52 

13 

1,053 

132,0 

27.0 

78,0 

1,2 

(11) 
(20) 

12 
422 

(190.0) 
(50.0) 
(83.0) 
0,8 

(7) 

(32) 

1 

631 

(41.0) 

(13.0) 

30,0 

1,5 

WiOIESALE   IRADE 

1,206 

5.1 

321 

3,9 

885 

5,5 

\W^HOUSE  STOR. 

28 

24,0 

(3) 

(73,0) 

(25) 

(18.0) 

rANUFACTURING 

1,185 

6.0 

399 

6.6 

786 

5.7 

PUBLIC  UTIL. 

16 

52.0 

13 

59.0 

3 

20.0 

INSTITUTIONAL 

79 

20.0 

(26) 

(41,0) 

(63) 

(9.0) 

1.  Excluding  government    office   space,   and   the   follov;ing  exception- 

ally large   establishments    (with  gross  accommodation  approxi- 
mated,   plus   basement   space) 

•  Office   space:      John  Hancock  and  New  En^^land  Mutual   life   insxar- 

ance   companies    (1,500,000   sq   ft);    and  New  En?-land  Tel  and 
Tel   (four  establishments).   United  Shoe  Machinery,   and  Stone 
and  I'ebster    (1,200,000  sq  ft,). 

Retail   s pa c e :      Jordan  rarsh  and  Filene's    (1,600,000  sq   ft) 

2.  Actual  counts.      Those   in  parentheses    include   establishments   oc- 

cupying both  types   of  structures, 

3.  In  thousands   of  sqt   ft.     Averages    in  parentheses  are   less  reli- 

able owing  to  the   circumstance  cited   in  the  previous  note. 


♦  :-X 


.o'j. 
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MAP  A:     BOSTON'S   DOWNTOWN-BACK  BAY 
BUSINESS  DISTRICT      Spring  1953 


Showing  the   Survey  Area  and  its 
component     Functional     Areas 


o 

I 


t\-:-:y.{  retail    Areos  (  Four ) 

MFG.  Ureas    (TwoJ  //^ 

y^  r      I  WHLSE/STOR.^reos  (Two)  X": 
^Xvl  M  1  MIXEd\  Blocks  y^        / 

IXI  Princlpol   Area  Exclusions 

^•^CITV      PLANNING     BOARON        BOSTON,   MASS 
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Table   2a.      DISTRIBUTION   of   GROSS  ACCOir ODATIONS,   By  type    of  use, 

by  sub-district,   and  by  functional  area:   Spring,    1953 


Use   Type 


Survey 
Area 


/ 


Total  Accom.  54,250 
Residential        880 

Total  Ncn-Res.  53,370 
^^acant  2,750 

Total  occupied  50,620 
OF: ICE  SPACE  19,960 
RETAIL  TRADE  8,240 
CONSUv'ER  SERV.  6,120 
IVHOLESALE/^TOR.  6,800 
KA ITOFA  CT  UR IWG  7,120 
PUBLIC    UTIL.  830 

INSTITUTIOML     1,550 


Gross   accoinmodations,    by  area(l) 

Sub-districts (2 )  Functional  Areas (3) 

Downtown  Back  Bay     Office   Retail  v;/s  &     Mixed 

Areas     Areas      Mfg     Blocks 
Areas 


45,070 

500 

44,570 

2,420 

42,150 

15,370 

7,130 

4,210 

6,700 

7,040 

740 

960 


9,180 

380 
8,800 

330 
8,470 
4,590 
1,110 
1,910 

100 
80 
90 

590 


18,420 
180 

18,240 
510 

17,730 

14,690 
1,040 
600 
140 
370 
290 
690 


15,130 

140 

14,990 

840 

14,150 

2,450 

5,910 

4,370 

320 

750 

60 

290 


8,160 
220 

7,940 
310 

7,630 

500 

260 

70 

3,510 

3,130 

130 

30 


12,540 

340 

12,200 

1,090 

11,110 

2,410 

1,030 

1,080 

2,830 

2,870 

360 

540 


1.  In   thousands    of   sq   ft,    rounded   to   the   nearest    10,000   sq   ft;    for 

all   structures   and   establishments;    excluding   basement   space. 

2.  For   the   boundary  between   sub-districts,    see   Uap  A. 

3.  For  functional  area    locations,    see  I.lap  A.      For   each   of   the   first 

three    types,    the   characteristic  use    is  by  far  the   predominant 
use    (see  also  Table   2b),   and,   v;ith  fev   exceptions,    the   street 
blocks    in  each  have   the    character    of   the   functional  areas   to 
which   they   have   been  assigned,     '''ithln    the   mixed  blocks,    on 
the   other  hand,    no   one    type    of  vise  accounts   for  as   much  as 
of  all  accommodations,    with   one   result    being   that  no   one   type 
accounts   for  as   much  as    one-fourth   of    the  accommodations    in 
all   these  mixed  bloc'-:s    (see   Table  2b.). 


Chart   IT.        COMPOSITION    of    FUNCTIONAL    AREAS  in 

BOSTON'S    DOWNTOWN-BACK  BAY    BUSINESS  DISTRICT 
and    Their    Relative    Importance  Spring,    1953 

Showing     Predominance    of   the    Distinguishing 
Uses  (*),  by   Area  (as  Horizontal    Percentoges). 


40  7o 


207o 


0  7o 


20% 


40% 


X   * 


60% 


RT 


\cM. 


80  7o 


Office 
Areas 


Retail 
Areas 


Mfg. 
Areas 

Wholesale 
Areas 


Mixed 
Blocks 


*  Key 


Office  Space 

Retail  Trade  and 
Consumer     Serv. 

Manufacturing 


»  * 


Represents  uses  not  otherwise  specified,  including 
vacancy  and  residential  space.  For  detail,  see 
Table  2b.  D  Width  of  bar  represents  volume  of 
accommodations  (0.5"  equals    10  million  square  feet). 


^  Wholesale    Trade 
and    Storage 


CITY        PLANNING         BOARD 


BOSTON,        MASS. 
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Table   2b,      COMPOSITION   of   FUNCTIONAL  AREhS  and   SUB-DISTRICTS   - 

Percent  distribution   of   gross  accommodations,    by  area; 
Spring,    1953 

Area   percentages 

Use  Type  Survey  Area      Sub-districts  Functional  Areas 

Dovvntown  Back  Bay     Off  j.ce  Retail  V;/s  &  Mixed 

Areas     Areas      Mfg  Blocks 
Areas 


Total  Accom. 

100 

100 

100 

100 

100 

100 

100 

Residential 

3 

1 

4 

1 

1 

3 

3 

Total  Non-Res. 

97 

99 

96 

99 

99 

97 

97 

Vacant 

5 

5 

4 

3 

6 

4 

8 

Total  occupied 

92 

94 

92 

96 

93 

93 

89 

OFriCE  SPACE 

37 

34 

50 

79 

16 

6 

19 

RETAIL  TRADE 

15 

16 

12 

6 

39 

3 

8 

CONSUITR  SERV. 

11 

9 

21 

3 

29 

1 

9 

vyholesale/stor. 

12 

15 

1 

1 

2 

43 

23 

rjlNUFACTURING 

13 

16 

1 

2 

5 

38 

23 

PUBLIC  UTIL. 

1 

2 

1 

2 

Neg. 

2 

3 

INSTITITTIONAL 

3 

2 

6 

3 

2 

Neg. 

4 
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Table   2c.      AREA  DISTRIEITTION  of   GROSS  ACCOI"  CDATIONS   -   Percent 
'-'istribution,   ty  type   of  use:      Spring,    1953 

Area   percentages 

Use  Type  Survey  Area      Sul^-rlistricts  Functional  Areas 

Dov;ntov;n  Back  Bay  Office   Retail  v/s  &  Ifiserl 
Areas     Areas     Mfg  Blocks 
Areas 

Total  Accom,             100                      83  17 

Residential      100                      57  43 

Total   Non-Res.        100                      84  16 

83  12 

83  17 

77  23 

87  13 

69  31 

99  1 

99  1 

89  11 

62  38 


Vacant 

100 

Total  occupie'^. 

100 

OFFICE  SPACE 

100 

RETAIL  TRADE 

100 

CONSUT.IER  SERV. 

100 

wholesale/stor 

.100 

MAiroPACTlTRiNG 

100 

PUBLIC  UTIL. 

100 

IJJSTITUTIONAT, 

100 

34 

28 

15 

23 

20 

16 

25 

39 

34 

28 

15 

23 

19 

31 

11 

39 

35 

29 

15 

21 

73 

12 

3 

12 

13 

72 

3 

12 

10 

71 

1 

18 

2 

5 

52 

41 

5 

11 

44 

40 

35 

7 

16 

42 

45 

20 

Neg. 

35 
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Table    3.      SELECTED  FUFCTIOML  AK^A   CHi'^FACTERISTICS    -   Net  and 

gross   built-up  areas   and   structural   densities,    and 
gross  accominodations,   by  type    of  functional  area 
and  by  sub-district:      Spring,    1953 


Functional 
Areo.s  and 
Sut -districts 

Survey  Area 

Dovjntcv/n 
Back  Bay 

OFFICE  AKEAS 

Downtown 
Back  Bay 

RETAIL  AREAS 

Dovmtown 
Back  Bay 

W/S  and  FFG    (Dt ) 

MIX^D   BLOCKS 

Downtown 
Back  Bay 


Built-up  area(l) 
(in  acres  ) 


Structural 
densities (2 ) 


Gross 

377 

303 
74 

107 

74 
33 

102 

80 
22 

67 

101 

82 

19 


Net 
234 

190 

44 

68 

47 
21 

67 

54 
13 

38 

61 

51 
10 


Gross 

3.3 

3.4 
2.9 

3.9 

4.3 
3.2 

3.4 

3.5 
3.1 

2.8 

2.9 

3.0 
2.0 


Net 

5.3 

5.4 
4.8 

6,2 

6.7 
5.1 

5.2 

5.1 

5.5 

4.9 

4.7 

5.0 
3.6 


Gross 
accom(3 ) 


54,250 

45,070 
9,180 

18,420 

13,850 
4,570 

15,130 

12,120 
3,010 

3,160 

12,540 

10,940 
1,600 


1.      The   "net"   built-up  area:    the  area    of  property  holdings    (as   re- 
corded  in  the   Bronley  Atlas)   making  up  the   street  blocks   with- 
in the    Survey  Area,    with  the   following   principal   exceptions    - 
(a)   significant    instances    of   open-space    (parking   space,    for 
the  most   part,    but  also  building  sites,    gas   stations,    ceme- 
teries,   etc);    and    (b)   the    sites    of  most   churches   and  historic 
shrines   v/ithin   the    Survey  Area. 

The  "gross"  built-up  area  includes  the  following  as  vrell  as  the 
"net"  area  as  described  above:  street  area  to  the  center  line 
fronting   on  all   the   property  included  v;ithin  the    "net"   area. 

Also  excluded  from  both  "net"   and  "gross"   areas:      (a)   those 
blocks   vjithin   the    outside  boundaries    of   the   Survey  Area   which 
have   no   occupied   structures  at  present    (e.g.    the  block  between 
Conp"ress,    Franklin,    Pearl,    and  Milk);   and    (b)    squares   whose 
street  area  would  be    inappropriately  assigned  to   fronting 
street  blocks    (e.g.    Park  Square). 

Altogether,    the    excluded  areas   amount   to  an  additional   49  acres 
gross    (31  acres    net),    of  which   parking   space   accounts    for   30 
acres   e:ross    (and  21  acres   net). 


2.      For  footnote,    see   over. 


-17- 


Table   5.      Footnotes    (cont'd) 

2.  Tho    "net"    structural   density   represents    gross   accom- 

inodations    (exclufling  baserr^ent    space)   divided  by 
the    "net"    built-up  area;   v/hlle    "gross"    structural 
density  represents    <?.toss   accommodations    (exclud- 
ing basement   space)   divided  by  the    "gross"    built- 
vip  area.      These   relationships   may  also  be   refer- 
red to  as    "building   bull:  ratios"    (net  and  gross), 

3,  In   thousands    o±    sq   ft,    rounded   to   the   nearest 

10,000  sq  ft;    for  all   structures   and  establish- 
ments;   excluding  basement   space. 


Table   4a.      SUniAKY  for  the    OFFICE  AREAS   -  Net   and  ^^ross  built-up 

areas   anci  densities,   and  gross  accoirmodations   by  type 
of  use:   Spring,    1953 

Selected  data,   by  area 

All   Office        Dov/ntovn  Office  Areas  (1)  Back   Bay 

Areas  Office  Area 


Total 


II 


Areas,    in  acres(2; 

: 

Gross 

107 

74 

46 

28 

ITet 

68 

47 

27 

20 

Densities    (2): 

Gross 

3.9 

4.3 

4.6 

3.6 

Net 

6.2 

6.7 

8.0 

5.0 

Accomnodations (3 ) ; 

Total 

18 

,420 

IS 

,850 

9 

,410 

4 

,440 

Residential 

180 

90 

-- 

90 

Total   non-res. 

18 

,240 

13 

,760 

9 

,410 

4 

,350 

Vacant 

510 

390 

290 

100 

Total   occupied 

17 

,730 

13 

,370 

9 

,120 

4 

,250 

OFFICE   SPACE 

14 

,600 

11 

,190 

7 

,320 

3 

,370 

RETAIL  TR.^vDE 

1 

,040 

580 

290 

290 

COIISUI/IER   SERV. 

600 

480 

180 

300 

v.tioiesale/stor 

140 

130 

130 

— 

FAFUPACTURIHG 

370 

340 

250 

90 

PUBLIC   UTIL. 

290 

200 

200 

-- 

IKSTITUTIOl-IAL 

690 

450 

250 

200 

33 
21 

3.2 
5.1 

4,570 

90 

4,430 

120 

4,360 

3,410 

460 

120 

10 

30 

90 

240 


1*     For  the   boundary  betv/een  the   two   sections    of   the  Downtov;rt  Office 
Area,    see  Wt»p  A. 

2.  For  definitions,    see   footnotes    1  and  2   for  Tab]e    3. 

3.  In  thousands    of   sq   ft,    roun^'ed   to  the   nearest    10,000   sq  ft;    fOr 

all   structures   and  establishments;    excludinf;  basenent   space. 


i.:x 


,  t 
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Chart    M.  COMPOSITION    of    RETAIL     AREAS    in 

BOSTON'S    DOWNTOWN-BACK  BAY    BUSINESS    DISTRICT 
and    Their    Relative     Importance  Spring,    1953 


Showing    the    Predominance   of   Space    in 
Retail    Trade    and     Consumer     Services/ 
by    Area    (as    horizontal     percentages). 
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Table    4b.      SUMiARY  for   the  RETAIL  A^KAS   -  Net  anr:    siross   built-up 

areas   anc"   densities,  .and  gross  acconmodations  by  type 
of  use:      Spring,    1953 


All   Retail 
Areas 

Areas,    in  acres(2): 

Gross  102 

Net  67 

Densities    (2 ) : 

Gross  3.4 

Net  5.2 

Ac c onr.oda  t  i ons  ( 5  ) : 

Total  15,150 

Residential      140 

Total  non-res.  14,990 

Vacant  840 

Total   occupied  14,150 

OFFICE   SPACE  2,450 

RETAIL  TRADE  5,910 

CONSmTER   SERV.         4,370 

WHOLESALE/STOR  ,  32  0 

FANUPACTURING      750 

PUBLIC   UTIL.  60 

INSTITUTIONAL  290 


Selected  data,    by  area 
Downtown  Retail  Areas (1) 


Total 

80 
54 

3.5 
5.1 


II 


38 
27 

3.9 
5.5 


27 
19 

3.5 
5.1 


III 
15 


2.3 
3.8 


12,120  6,510  4,170  1,440 

120  --  50  70 

12,000  6,510  4,120  1,370 

730  240  210  280 

11,270  5,270  3,910  1,090 

1,620  650  860  110 

5,440  4,140  840  460 

2,800  1,010  1,640  150 

320  110  40  170 

750  230  320  200 

60  --  60 

280  130  150 


Back  Bay 
Retail  Area 


22 
13 

3.1 

5.5 

3,010 
20 

2,990 
110 

2,880 
830 
470 

1,570 


10 


1.      For  the   location  of   the   three   sections    of  the   Downtown  Retail 
Area,    see  I.!ap  A. 

2»     For  definitions,    see   footnotes   1  and  2   for  Table   3. 

3.      In  thousands    of   sq   ft.,    rounded   to  the   nearest   10,000   sq  ft;    for 
all   structures  and  a statlishments;    excluding  basement   space. 
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GENERAL  NOTES  ON  I.IETHODS  AKD  TERMS 

A.   Ace oinrr:odat ions  and  mirnber  of  establishments  as  inventoried 

1.   The  basic  inventory  procedure  v/as  that  which  applied  to 
all  but  the  larcer  office  buildings  in  multiple  occupancy. 

The  principal  steps  involved;         i 

a.  The  field  survey,  v.hich  ¥;as  conducted  to  locate 
establishments  within  the  st?mctures  inventoried,  and  to  assi£^;n 
preliminary  use  classifications. 

At  this  point,  their  location  was  expressed 
simply  in  terms  of  floors  occupied  of  a  ,0;iven  structure,  in  so 
far  as  this  could  be  established  by  inspection  and  occasional 
inquirj''.   Structural  vacancy  was  also  located  simultaneously,  sub- 
ject to  the  same  reservations.   This  approach  was  carried  through 
structure-by-structure  for  each  of  the  street  blocks  of  the  Survey 
Area,  office  buildings  excepted. 

b.  Application  of  the  secondary  sources  necessary 
to  convert  the  field  reports  into  a  reasonablj-^  accurate  accounting 
of  (i)  floor  space  occupied  (or  vacant),  (ii)  the  numiber  of  estab- 
llshm^ents  involved,  and  (iii)  function  being  served  respectively. 

The  nature  of  the  results ; 

Section  E  (below)  treats  the  classification  of  space 
(and  establishments)  by  type  of  use  or  function.   The  description 
of  terms  immediately  following  v;ill,  therefore,  be  concerned 
especially  with  the  treatment  of  space  occupied  and  the  establish- 
ment counts: 

a.   "Space  occupied"  (v>fhether  developed  for  individual 
establishm.ents  or  groups  of  related  establishments)  was  approximated 
by  multiplying  (i)  the  area  of  building  coverage  at  the  ground  level, 
by  (ii)  the  number  of  floors  used  by  the  es  tablishm.ent  (s )  in 
question.   The  Bromley  Atlas  was  the  basic  source  on  lot  area;  the 
field  survey  was  the  basic  source  on  number  of  floors  to  be  assigned 
(or  fractions  thereof);  and  adjustments  reflecting:  structural  ir- 
regularities were  as  scaled  off  in  the  Sanborn  Atlas.  Accordingly, 
tho  floor  areas  thus  developed  include  wall  space  and  everything 
within  (hall  space,  stair  wells,  elevator  shafts,  etc,  as  well  as 
the  rentable  or  "net"  space).   For  this  reason,  these  areas  have 
been  referred  to  as  "gross  accommodations"  throughout  the  accom.- 
panying  summary  tables  and  exhibits.   The  sam.e  procedures  (and 
reservations)  apply  to  inventoried  vacant  space. 

„  A  reasonably  reliable  basis  for  approximating 

net   space  for  office  buildinrs  was  established  in  the  course  of 
the  inventory  (see  below).   But  since  this  has  still  not  been  es- 
tablished for  a  sufficient  numiber  of  buildings  of  all  types,  no 
attempt  has  been  made  to  convert  the  entire  inventory  into  "net"  as 
well  as  "f^ross." 
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GEJIERAL  NOTES  (cont'd): 

For  certain  classes  of  buildings,  the  "gross 
accommodations"  finiures  as  developed  include  more  than  usable  floor- 
space  in  another  sense:  a  theatre  with  the  main  hall  rising  to  a 
heip-ht  of  three  stories,  for  example,  was  inventoried  as  a  throe- 
story  structure.   This  usa^e  was  introduced  in  order  that  ccmnarable , 
above-ground  "building  bulk  (density)  ratios"  could  be  developed. 

An  effort  was  made  to  inventory  the  volume 
of  basement  space  in  use,  but  the  overall  results  are  too  incon- 
clusive to  justify  treatment  in  the  accompanying;  sumnary.  P..11 
baJ.oment  space  has.,  therefore,  been  excluded  throughout,  even  though 
this  type  of  accoKimodat ion  is  significant  for  certain  types  of 
functions  (eg,  banks,  and  most  types  of  retail  establishments). 

b.  V;hen  a  given  structure  was  occupied  by  more 
than  one  establishment,  t'ie  basic  sou.rce  on  number  of  establishments 
was  Polk's  Dirept-;_^rr;^r  {ld5P-'},    in  so  fr.r  as  it  was  impracticable  to 
account  for  trixs  in  the  rie.'-d.   In  counting  establishments  in  such 
structures,  frequent  use  vas  also  made  of  the  current  telephone 
directory  to  in-^ure  the  proper  handling  of  establ  is  laments  given  more 
than  one  entry  in  the  Directory. 

2,  The  inventory  of  the  ]RrTer  office  buildings  in  multiple 
use  relieri,  unders-'S-^ndacly^  letr  on  inspection  than  on  personal 
interview  v.fith  managers  and  buii.Jl-.ng  superintendents. 

PrincipaJ  purpose  of  this  aoprcach  was  to  obtain  authori- 
tive  fifTures  on  CL-.r-ro.riu  ./uc;,ncy;.  if  any,  and  to  find  out  !iow  mvc  h 
space  was  being  used  bj  banks,  government  agen'^j.es,  and  significant 
instances  of  non-office  use,  if  any.   Since  the  data  on  vacancy 
and  selected  types  of  occupants  were  ordinaril/  jupp.lied  in  term.s 
of  "ne-;"  or  rentable  space  occupied^  the  buil'-l :!.rg  ■  s  total  "net" 
spacc  '.'a.s  also  obtained  in  most  cases  in  order  t-^at  "net"'  could  be 
convp^r';8c  to  a  "gross"  basis  comparable  v/ith  occupancy  figures  de- 
veloped for  other  structures. 

As  a  by-product  of  this  approach,  it  can  be  said  with 
some  reliability  that  "net"  or  rentable  space  represents  ob^out  75 
percent  of  "gross"  for  office  buildings,  and  hence  ;  hat  ro.-table 
(or  usable)  office  space  (and  vacant  offiro  spa;e)  Js  actually  cor- 
respondingl3^  less  than  the  "gross  accommiodat ions'  referred  to  else- 
where in  the  sumim.ary  report. 

Otherwise,  hov/eve  r,  the  inventory  of  office  buildlnfrs 
followed  the  basic  procedu.re  previously  described:   "gross  accom- 
modations" fi-ures  v;ere  derived  with  the  use  of  Bromley  and  Sanborn; 
the  num.ber  of  establishments  v/ere  as  reported  in  Foll:'s  Directory; 
etc. 

3.  Much  of  the  governm.ent  office  space  was  located  in  the 
course  of  the  inventory  of  office  buildin,s-s  as  described  above.   As 
a  cross  check,  hovever,  and  to  fill  out  this  aspect  of  the  inven- 
tory, space-occupied  data  were  also  obtained  from  the  tv;o  asrencies 
responsible,  respectively,  for  renting  Federal  and  State  office 
space  in  this  area. 


GEIGRAL  NOTES    (cont'd): 

B.      Classification   of   establishments   by   function,    or   type    of    space- 
use 

1.  As   a   general    rule,    establishments   are   classified    in   terras 
of   their  respective  basic    functions.      All   the    space  used   by  a    retail 
furniture   store,    for   exanple,    is    classified  as    "retail"    even   though 
much  of    its   accorffir.odation   Is   given   over   to   storage    space.      The 
distinction  betv;een  types    cf   space-use  v/ithin  a   given   establishment 
has   been  rade    only   in  exceptional    Instances    (eg,    the    distinction 
between  the    office    space  and  the   exchange   space  within   the   New 
England  Tel   and   Tel   Bullriinp-  at   185  P'rani^lin ) . 

Pollr's   Directory  and    the    current   telephone   directory 
were   basic    sources    in  assi^niniT   classification  to   establishments 
v.'hose   function  was    otherv/lse    in  doubt. 

2.  Fore   specifically,    the    follow inr   notes   are   m.eant    to 
clarify   the   nal^e-up   of   the   caterories    (as    em.ployed    in  Table     1)   v.'hich 
m.ay  not  be   found    self-explanatory: 

OFFICE   "^rACS 

Ean''in^ :   Stoc'<  bro''cers,  et  al,  have  in  most  cases 
been  treated  as  "Obher"  (oi'f'ice  space). 

Inai  ranee:   Reported  accomm.odatlons  are  those  of  the 


larger  establishn.en  cs  v.hlch  either  haA'e  their  own  building,  or  whose 
space  could  bs  reliably  approximated  without  extensive  inquiry.   The 
establishment  count  is  probably  conservative,  on  other  words,  al- 
though it  is  not  lilcely  that  the  insurance  space  not  separated  from 
"Other"  would  add  m.uch  relatively  to  the  total  specified. 

Governm-ent :   Includes  approxim.ations  for  public 
buildings  as  well  as  space  rented  in  private  buildings.   Government 
service  establishments  such  as  pest  offices,  fire  stations,  et  al, 
are  classified  as  "INSTITUTIONAL." 

Other ;   Includes  administrative,  professional,  and 
business  offices  other  than  the  above.   Among  the  more  important 
sub-groups:   lawyers,  doctors,  realtors,  v/holesalers  v/ithout  stocks 
(eg,  wool  bro'cers),  accountants,  manufacturers'  agents  and  other 
types  of  sales  representatives. 

RETAIL  TRaDE  (selected) 

General  merchandise ;   Department  stores,  and  limited- 
price  variety  stores. 

Furniture :   Hardware  and  appliances  stores,  as  well 
as  stores  specializing  in  furniture,  floor  coverings,  etc. 

Other;  Food  stores,  drug  stores,  jev/elry  stores, 
and  tobacco  shops,  among  others. 


GENERAL  NOTES  (cont'd): 

CONSUISR  SERVICES  (selected) 

Amu3ements  t   Theatres,  for  the  most  part,  although 
bowlinft  alle^'^s,  pool  halls,  and  night  clubs  are  also  Included. 

Other;;   Beauty  parlors,  barter  shops,  dry  cleaners, 
tailors,  cobblers,  radio  (ard  other  types  of)  repair  shops,  et  al. 

1-'H0IE3ALE  TRADE 

Establishments  engaged  in  the  actual  physical 
storar-e  and  handling  of  goods  in  the  rerforimnce  of  the  wholesale 
function.   I.'ost  of  these  are  in  produce  and  leather,  although 
clothinr,  furniture,  and  Jev;elry  are  also  important  lines.   Whole- 
salers without  stocks  on  hand  (eg,  v/ool  brokers)  are  generally 
treated  as  occupants  of  offjce  space. 

,._.  ..  _  ..  .  .r.'AREHOUSE  STORAGE  •'/  .... 

Generally  rer,tricted  to  establishmjeii^s  performing 
the  storage  function  as  such  'eg,  the  Qulncy  Market"  Gtild  Storage 
Warehouses  ) .  \.^  " 

rANUFACTURING  '.   - 

Establishinents  actually  engaged  tn„manufacturing 
on  the  premises.   Clothing,^;  printing,  and  food  products  are  the 
most  important  sub-groups."^  Fanufacturers  '  agents  are.  generally 
treated  as  occunyin's;  office-space.  **"'^ 

,) 
FUEXIC  UTILITIES 

Telephone  exchanges  and  electric-' company  sub- 
stations, for  the  most  part. 

INSTITUTIONAL 

Churches,  government  service  establishments  (eg, 
fire  stations,  post  offices),  and  historic  structures,  for  the  most 
part,  although  many  of  these  have  been  excluded  from  the  inventory 
entirely.   (See  Map  A.) 
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